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PROJECT DESCRIPTION

The 23,187 square-foot site is currently developed with a two-story single family residence that
is a designated City Landmark. The lot is located at the intersection of Loma Alta Drive and
Weldon Drive.

The proposed project involves abatement of all remaining violations listed in ENF2011-00952,
which includes replacing a garage that was previously demolished without the required building
permit. Abatement of more minor violations of ENF2011-00952 (“as-built” fencing, shed, patio
cover, and laundry hook-ups) has been resolved, but not documented with an approved permit to
close the case. A detached two-car garage is proposed as part of the subject application.

The discretionary application under the jurisdiction of the Staff Hearing Officer required for this

project is:

1. Front Setback Modification to allow for construction of a detached two-car garage within
the required 30°-0” front setback (SBMC Table 30.20.030.A and SBMC §30.250.030.B).

The Environmental Analyst has determined that the project is exempt from further environmental
review pursuant to the California Environmental Quality Act Guidelines Section 15303 (New
Construction or Conversion of Small Structures) and 15305 (Minor Alterations in Land Use
Limitations).

Please reference Exhibit A, Project Plans, and Exhibit B, Applicant Letter, for additional project
details.

Application Deemed Complete: February 7, 2019
Date Action Required: May 3, 2019

RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to the findings in
Section V of this report.
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I1.  SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION
Applicant: Britton Jewett Property Owner: Britton Jewett
Parcel Number: 035-243-002 Lot Area: 23,187 sq. ft.

General Plan: Low Density Residential Zoning: RS-15 (Residential Single Unit)
(max 3 du/acre)

Existing Use: Single-Unit Residential Topography: 10%

Adjacent Land Uses:

North — RS-15; 419 Loma Alta Drive — Single-Unit Residential (2-story)
East — RS-6; 402 Loma Alta Drive — Single-Unit Residential (2-story)
South — R-2; 365 Loma Alta Drive — Day Care Center (1-story)

West — RS-15; 814 Weldon Drive — Single-Unit Residential (1-story)

B. PROJECT STATISTICS
"As-Built” Proposed
Living Area 2,495 sq. ft. (net) 2,495 sq. ft. (net)**
Garage 0 sq. ft. (net)* 495 sq. ft. (net)

* = not including the previously

**k —
demolished garage = no change

C. PROPOSED LOT AREA COVERAGE
Building 2,979 sq. ft. (12.85%)
Hardscape 808 sq. ft. (3.48%)
Landscape 19,400 sq. ft. (83.67%)

D. FLOOR-AREA RATIO (FAR)

Maximum Guideline FAR: 0.204 (4,731 square feet)
Existing FAR: 0.108 (2,495 square feet); 53% of the guideline maximum
Proposed FAR: 0.129 (2,990 square feet); 64% of the guideline maximum

IV. DISCUSSION

The subject application includes a proposal for a new detached two-car garage located in the
required front setback along Weldon Drive to replace a previous one-car garage that was
demolished without the benefit of permits.
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Background Information

Original building permit plans for the residence and (now demolished) one-car garage are not
on-file with the City; however, the Sanborn Fire Insurance Maps (specifically, Volume I, Map
129), updated through 1958, show the one-car garage in the front setback along Weldon Drive.

The Santa Barbara City Council designated the residence and surrounding grounds on-site a City
Landmark on July 18, 1995 with Resolution No. 95-114. The one-car garage that was demolished
sometime after the designation was not listed in the staff report, Historic Landmarks Commission
minutes, or the final resolution.

One cypress tree in the front setback is proposed for removal. The Urban Forest Superintendent
has confirmed that the tree is deceased and does not require a permit for its removal. The tree
removal, given the status of the tree, is not anticipated to affect the historic designation of the

property.

See Exhibit C for the full City Council resolution designating the primary residence and grounds.

Zoning and Building Violations

ENF2011-00952, which was created from ZIR2011-00406, lists the following violations:
ZONING VIOLATIONS:

1. The one car garage was removed eliminating the one off-street parking space as
required by the City Zoning Ordinance. A replacement parking space is required.

2. The sheds, workbench, stored wood and other miscellaneous items encroach into the
required interior setback.

BUILDING VIOLATIONS:

1. The garage shown on the Sanborn Fire maps was removed from the site without a
demolition building permit.

2. The laundry hookups on the side patio were added without the required permit. The
patio cover and wood fence also appears to have been added without the required permits
or HLC review.

All violations except the garage replacement have been abated as described in the subject
application’s scope of work.

Legalization of an “as-built” patio and patio amenities, such as a barbeque were approved under
MST2018-00169. The patio and amenities are listed as “as-built” on the subject application’s
project plans since the effectuating building permit has not been applied for and received final
clearances, but they have received their land use approvals and are not part of the proposed
modification request.

If the subject application is approved, and the applicant receives a follow-up building permit for
the proposed garage, abatement of all violations of ENF2011-00952, and other improvements
approved under MST2018-00169, no documented Zoning or Building violations would remain
on-site.
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Design Review

The Historic Landmarks Commission (HLC) reviewed the proposed project on October 4, 2017
with favorable comments regarding the proposed garage placement. At the hearing,
commissioners also discussed that the subject property is both a City Landmarks and under a
Mills Act contract, which is a contract regulated by the state that allows for property tax
abatement in return for rehabilitation of historic structures.

Two letters in support of the project were acknowledged at the hearing, as well as concerns
regarding a studio building that does not appear on any plans and staff did not observe during the
site visit for the subject application.

See Exhibit D for the full HLC minutes and Exhibit E for the public comment letters received
for the project.

Alternative Design Options

No alternative designs, with the garage entirely out of the required front setback, were submitted
as part of this application, given the previous location of a garage on-site and site constraints.
The garage is proposed to be in approximately the same location of the previous garage, but
farther back so that only a portion will be in the required setback. It is also proposed to not
encroach into the interior setback, as the previous garage did. The garage is proposed as far back
as possible without impacting any mature trees, as the landscaping of the grounds was described
as a significant characteristic for the property in the historic designation (see Exhibit C).

Since the garage would be sited 14’-0” from the property line, the applicant has been advised
that driveway gates are not allowed within 20°-0” of the front property line, unless the Public
Works Director were to grant a waiver, pursuant to SBMC 30.175.090.

Modification Request and Required Findings

The applicant is requesting a front setback modification to allow for construction of a detached
two-car garage within the required 30°-0” front setback. Per SBMC 830.250.030.F, the Staff
Hearing Officer is required to make the following findings to approve the requested modification.

1. The Modification is consistent with the general purposes of this Title or the specific
purposes of the zoning district in which the project is located; and

2. The Modification is necessary to accomplish any one of the following:
a. Secure an appropriate improvement on a lot; or

b. Prevent unreasonable hardship due to the physical characteristics of the site or
development, or other circumstances, including, but not limited to, topography, noise
exposure, irregular property boundaries, proximity to creeks, or other unusual
circumstance; or

c. Result in development that is generally consistent with existing patterns of
development for the neighborhood, or will promote uniformity of improvement to
existing structures on the site; or
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d. Construct a housing development containing affordable residential units rented or
owned and occupied in the manner provided for in the City's Affordable Housing
Policies and Procedures.

Front Setback - Purpose and Intent
SBMC 830.140.160 defines the purpose of a setback as:

to provide a sense of openness, visibility, light, and air between buildings; establish
a consistent development pattern; create variation in building facades; provide
adequate buffering between adjacent land uses; and allow opportunities for
landscaping.

The front setback area, practically, also serves as building relief between the public right-of-way
and development on private property.

In the subject lot’s case, the front setback fronting Weldon Drive was the original location of the
previously demolished one-car garage. The proposed garage would be located farther back on
the lot than the original garage, but still within the front setback; however, its design would
provide conforming parking on the site and additional space for openness, light, and air within
the front setback than was previously provided, consistent with the intent and purpose of the front
setback. Additionally, as described above, the garage is proposed to be situated to not affect any
mature trees that are described in the property’s historic designation City Council resolution,
which would protect landscaping throughout the historically designated site in lieu of
landscaping in the front setback.

Front Setback Modification

The subject RS-15 zoned lot has a required 30°-0” front setback. The original garage respected
approximately a 5’-0” front setback (and 4’-0” interior setback), and was demolished from the
site without the benefit of permits sometime after 1977 (last record of the garage in the City’s
Street File for the property). The proposed garage would respect the required 10°-0” interior
setback and an approximate 16°-0” front setback.

As demonstrated in the applicant’s project plans, many neighbors on the block enjoy a reduced
setback for both accessory structures and primary residences. The garage being in the front
setback would not be out of character with the neighbor, and would be as far back from the front
property line as possible without resulting in the loss of palm trees on the site.

Transportation staff has reviewed the project and issued corrections that would need to be
addressed during the building permit stage, but is generally favorable of the project, including
the location of the proposed garage in relation to Weldon Drive.

Planning staff considers the conforming two-car garage an appropriate improvement on the lot,
especially given that it would be replacing a nonconforming one-car garage that encroached into
two different setbacks, while the current proposal only encroaches into one, and that the proposed
garage would not affect the historic designation of the primary residence or grounds.

Environmental Review
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According to the City’s Master Environmental Assessment Report, the project is not located in
any archaeological or biological sensitivity overlay areas. Staff did not require any technical
reports for environmental review.

Since more than 500 square feet of new impervious surfaces are anticipated for this project and
the recently approved MST2018-00169, and it is located in the Hillside Design District, the
project triggers Storm Water Management Plan (SWMP) Tier 3 best management practices.

Staff finds the scope of the entire proposed project exempt from the California Environmental
Quality Act (CEQA) under categorical exemption 15303 (New Construction or Conversion of
Small Structures) and 15305 (Minor Alterations in Land Use Limitations).

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds that the Modification is consistent with the purposes and intent
of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot and
provide development that is generally consistent with existing patterns of development for the
neighborhood.

A front setback is meant to provide building relief being the public right-of-way and physical
development on private lots, as well as provide consistency in neighborhoods regarding this
building relief. Of the thirteen lots on the subject block, seven currently have development that
encroaches into the required front setback, including both accessory structures and primary
residences. The subject lot is located at the corner of Loma Alta Drive and Weldon Drive; both
neighboring properties have development that encroaches into the required front setback.
Furthermore, a previous garage was located on-site that encroached into both the required interior
setback and the front setback; the proposed garage, while still encroaching into the front setback,
would conform to the interior setback and be located approximately 11°-0” farther back from the
front property line than the previous garage. Therefore, the garage being located in the required
front setback is generally consistent with existing patterns of development for the neighborhood,
as well as historic patterns for the lot itself.

The previous garage was a one-car garage, which is nonconforming to covered parking
requirements for single family residential development. The proposed garage would provide two
parking spaces on-site, meeting the requirement (an appropriate improvement). No paving other
than the driveway and a pedestrian path from the driveway to the rear of the lot is proposed,
meaning that paving in the setback has been reduced to a minimum.

The location of the garage is also appropriate given the historic designation of both the primary
residence on-site and the surrounding grounds. Should the garage be proposed outside the front
setback, its closeness to the residence and required tree removal could affect the historic
designation, per the Urban Historian.

Exhibits:

A
B.

Site Plan (under separate cover)
Applicant's letter, received January 23, 2019
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C. Santa Barbara City Council Resolution No. 95-114

D. Historic Landmarks Commission Minutes, dated October 4, 2017

E. Public Comment Letters received for the October 4, 2017 Historic Landmarks Commission
hearing

Contact/Case Planner: Stephanie Swanson, Assistant Planner
(SSwanson@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101

Phone: (805) 564-5470 x4569







City of Santa Barbara
California

*** SEPARATELY DISTRIBUTED EXHIBIT A ***

Exhibit A: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT A


http://www.santabarbaraca.gov/

















































SteEhanie Swanson

From: moi <chbullwinkle@aol.com>

Sent: Monday, October 02, 2017 9:47 AM

To: Community Development HLCsecretary

Subject: 403 Loma Alta Drive (Jewett) proposed driveway/garage
Secretary

Historic Landmarks Commission
City of Santa Barbara

To Whom It May Concern:

As next door Loma Alta neighbors to Britt and Poppy Jewett on Loma Alta Drive, my wife Eileen Schuler Traykovski and |
have reviewed and fully support their plans before the Board of Architectural Review for a new driveway and garage on
the Weldon Street side of their 403 Loma Alta Drive property,

They are making a significant upgrade to their property that will avoid creating another hazardous driveway on Loma Alta
Drive such as the one we have at 419 Loma Alta Drive..

Their plans will also allow them to free up a couple of parking spaces on what has become a more difficult street, Loma
Alta Drive, for both residential and visitor parking in the face of significant growth in the Santa Barbara City College
commuting student population since my wife and | moved into our home at 419 Loma Alta Drive in 2001.

Sincerely,

Charles B. Hamilton
Eileen Schuler Traykovski
419 Loma Alta Drive
(805) 331-0128
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